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Transit  &  Bicycle  Routes  –  Are  there  options  in  Your  Neighborhood?

Future  Land  Use  –  What  are  the  Future  Desired  Uses  for  Your  Neighborhood?

Street  Network  –  How  easy  is  it  to  get  around  in  your  neighborhood?

Zoning  –  What  is  the  Zoning  in  Your  Neighborhood?

Building  Footprints  –  How  Do  Buildings  Help  Shape  Your  Neighborhood?

Building  Footprints

Planning & Development Review Department

Capital MetroRail Stations

Capital Metro Rail Route

Capital Metro Bus Routes

Capital Metro Rapid Bus Routes (Future)
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•	  Map	  shows	  roadways	  in	  black,	  the	  pattern	  of	  blocks	  in	  white,	  and	  1/4	  &	  1/2	  mile	  distance	  in	  dashed	  red

	  	  	  circle.	  	  

•	  Look	  at	  network	  of	  streets	  and	  level	  of	  “connectivity”	  between	  places.	  	  

•	  This	  can	  help	  us	  understand	  if	  walking,	  biking,	  transit,	  are	  viable	  options.

•	  In	  general,	  more	  streets	  and	  smaller	  blocks	  indicate	  the	  area	  is	  easier	  	  	  	  to	  walk,	  bike,	  and	  serve	  with	  

	  	  	  transit.	  	  

•	  Map	  shows	  the	  general	  zoning	  classification	  for	  properties	  within	  the	  neighborhood.	  	  

•	  Colors	  represent	  zoning	  districts	  that	  allow	  certain	  land	  uses	  and	  development.	  	  

•	  For	  example,	  single-‐family	  zones	  (YELLOW)	  generally	  allow	  one	  or	  two-‐family	  residential	  units.	  

	  	  	  Multi-‐family	  zones	  (ORANGE)	  generally	  allow	  three	  or	  more	  residential	  units	  on	  a	  property.	  

•	  Map	  shows	  the	  existing	  and	  proposed	  transit	  and	  bicycle	  routes	  in	  the	  area.	  	  

•	  In	  general,	  an	  area	  with	  a	  more	  interconnected	  network	  of	  streets	  will	  provide	  more	  opportunities	  for	  

	  	  	  transit	  and	  bicycle	  routes	  and	  more	  options	  for	  people	  of	  all	  ages	  to	  travel	  to	  work,	  school,	  shop	  or	  play.

•	  Future	  Land	  Use	  map	  (FLUM)	  serves	  as	  a	  guide	  for	  development	  in	  an	  adopted	  neighborhood	  plan	  by	  

	  	  	  illustrating	  the	  desired	  future	  land	  uses.	  	  

•	  Each	  color	  on	  the	  map	  identifies	  a	  general	  category	  of	  land	  uses,	  such	  as	  single-‐family,	  multi-‐family,

	  	  office,	  commercial,	  civic,	  etc...

•	  	  Map	  shows	  the	  location	  of	  existing	  buildings	  in	  black	  and	  the	  spaces	  not	  covered	  by	  buildings	  in	  white.	  	  

•	  This	  can	  help	  show	  the	  character	  of	  the	  area	  by	  comparing	  space	  	  	  	  between	  buildings,	  uniformity	  or

	  	  	  difference	  in	  buildings,	  and	  size	  of	  the	  buildings.	  	  

•	  In	  general,	  buildings	  in	  older,	  more	  walkable	  places,	  are	  closer	  together	  and	  help	  create	  a	  "sense	  of	  place".

	  	  	  In	  newer	  places	  buildings	  are	  often	  larger,	  more	  separated.
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This product is for informational purposes and may not have been prepared for or be suitable for
legal, engineering, or surveying purposes. It does not represent an on-the-ground survey and
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This product has been produced by the Planning and Development Review for the sole purpose of
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UV1

§̈¦35

UV45

Transit  &  Bicycle  Routes  –  Are  there  options  in  Your  Neighborhood?

Future  Land  Use  –  What  are  the  Future  Desired  Uses  for  Your  Neighborhood?

Street  Network  –  How  easy  is  it  to  get  around  in  your  neighborhood?

Zoning  –  What  is  the  Zoning  in  Your  Neighborhood?

Building  Footprints  –  How  Do  Buildings  Help  Shape  Your  Neighborhood?

Building  Footprints

Planning & Development Review Department

Capital Metro Bus Routes

Capital Metro Rapid Bus Routes (Future)

ââ ââ ââ ââ Bicycle Facilities

0 0.50.25
Miles

•	  Map	  shows	  roadways	  in	  black,	  the	  pattern	  of	  blocks	  in	  white,	  and	  1/4	  &	  1/2	  mile	  distance	  in	  dashed	  red

	  	  	  circle.	  	  

•	  Look	  at	  network	  of	  streets	  and	  level	  of	  “connectivity”	  between	  places.	  	  

•	  This	  can	  help	  us	  understand	  if	  walking,	  biking,	  transit,	  are	  viable	  options.

•	  In	  general,	  more	  streets	  and	  smaller	  blocks	  indicate	  the	  area	  is	  easier	  	  	  	  to	  walk,	  bike,	  and	  serve	  with	  

	  	  	  transit.	  	  

•	  Map	  shows	  the	  general	  zoning	  classification	  for	  properties	  within	  the	  neighborhood.	  	  

•	  Colors	  represent	  zoning	  districts	  that	  allow	  certain	  land	  uses	  and	  development.	  	  

•	  For	  example,	  single-‐family	  zones	  (YELLOW)	  generally	  allow	  one	  or	  two-‐family	  residential	  units.	  

	  	  	  Multi-‐family	  zones	  (ORANGE)	  generally	  allow	  three	  or	  more	  residential	  units	  on	  a	  property.	  

•	  Map	  shows	  the	  existing	  and	  proposed	  transit	  and	  bicycle	  routes	  in	  the	  area.	  	  

•	  In	  general,	  an	  area	  with	  a	  more	  interconnected	  network	  of	  streets	  will	  provide	  more	  opportunities	  for	  

	  	  	  transit	  and	  bicycle	  routes	  and	  more	  options	  for	  people	  of	  all	  ages	  to	  travel	  to	  work,	  school,	  shop	  or	  play.

•	  Future	  Land	  Use	  map	  (FLUM)	  serves	  as	  a	  guide	  for	  development	  in	  an	  adopted	  neighborhood	  plan	  by	  

	  	  	  illustrating	  the	  desired	  future	  land	  uses.	  	  

•	  Each	  color	  on	  the	  map	  identifies	  a	  general	  category	  of	  land	  uses,	  such	  as	  single-‐family,	  multi-‐family,

	  	  office,	  commercial,	  civic,	  etc...

•	  	  Map	  shows	  the	  location	  of	  existing	  buildings	  in	  black	  and	  the	  spaces	  not	  covered	  by	  buildings	  in	  white.	  	  

•	  This	  can	  help	  show	  the	  character	  of	  the	  area	  by	  comparing	  space	  	  	  	  between	  buildings,	  uniformity	  or

	  	  	  difference	  in	  buildings,	  and	  size	  of	  the	  buildings.	  	  

•	  In	  general,	  buildings	  in	  older,	  more	  walkable	  places,	  are	  closer	  together	  and	  help	  create	  a	  "sense	  of	  place".

	  	  	  In	  newer	  places	  buildings	  are	  often	  larger,	  more	  separated.

1/4 mile

1/2 mile

60
Map ID

With: 
Peter J. Park 
Lisa Wise Consulting 
Cultural Strategies 
McAnn Adams Studio 
Health & Community Strategies 
Group Solutions 
Civic Collaboration 
Urban Design Group  
Fregonese Associates 
ECO Northwest 
Taniguchi Architects 
Kimley Horn 
McGuireWoods 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An Out of Date Operating System

 2



1
Creating a New Operating System that is Rooted in the Unique 
Aspects of Austin

 Community Character Process

���3



Why Are We Doing This?

���4

Establishing a Foundation for a New Place-Based System
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Different Places Require Different Solutions
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Different Places Require Different Solutions



Extensive Process: What Are We 
Documenting?

���7

Extracting the DNA of Austin’s Diverse Places
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Photo Documentation:  General Citywide Character

 8
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• Building Types 

• Frontage Types!

In-Progress 

• Signage 

• Contemporary Architecture 

• Public Space, Trails and 
Nature



© 2013 Opticos Design, Inc.  |

Photo Documentation:  A Central Austin Neighborhood
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Photo Documentation:  An Early Suburban Neighborhood
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Mapping Typical Characteristics: Allows Comparison

Body Level One 

• Body Level Two 

• Body Level Three 

• Body Level Four 

• Body Level Five
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Body Level One 

• Body Level Two 

• Body Level Three 

• Body Level Four 

• Body Level Five















What is the Extent of the 
Documentation?

���18

Goal:  Ultimately Have Every Neighborhood Reporting Area Documented
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Documentation Underway

Draft 
1. Airport Boulevard 

2. Brodie/Cherry Creek 

3. Georgian Acres 

4. Montopolis 

5. Mueller 

6. Northwest Hills 

7. Oak Hill 

8. Old West Austin 

9. Rosedale 

10. South Austin Combined 

11. Zilker 

!
In-Progress 
12. Chestnut 

13. Colony Park 

14. Gracy Woods 

15. Holly

© 2013 Opticos Design, Inc.  | 19
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103 Neighborhood Reporting Areas

Allandale 
Anderson Mill 
Avery Ranch Lakeline 
Barton Creek Mall 
Barton Hills 
Bergstrom 
Bluff Springs 
Bouldin Creek 
Brentwood 
Brodie Lane 
Bull Creek 
Central East 
Cherry Creek 
Chestnut 
Circle C South 
Coronado Hills 
Crestview 
Davenport Lake Austin 
Dawson 
Decker Lake 
Del Valle East 
Del Valle 
Dittmar Slaughter 
Downtown 
East Cesar Chavez 
East Congress 
East Oak Hill 
Four Points 
Franklin Park 

Galindo 
Garrison Park 
Gateway 
Georgian Acres 
Govalle 
Gracy Woods 
Hancock 
Harris Branch 
Hays Wartha 
Heritage Hills 
Highland 
Highland Park 
Holly 
Hyde Park 
Jester 
Johnston Terrace 
Jollyville 
LBJ 
Mansfield River Place 
McKinney 
McNeil 
MLK 183 
MLK 
Montopolis 
North Burnet 
North Lamar 
North Lamar Rundberg 
North Loop 
North Shoal Creek 

North University 
Northwest Hills 
Old Enfield 
Old West Austin 
Onion Creek 
Parker Lane 
Pecan Springs Springdale 
Pleasant Valley 
Pond Springs 
Riverside 
RMMA 
Robinson Ranch 
Rogers Hill 
Rosedale 
Rosewood 
Samsung Pioneer Crossing 
Slaughter Creek 
South Brodie 
South Lamar 
South Manchaca 
South River City 
Southeast 
Spicewood 
St. Edwards 
St. Johns 
Sweetbriar 
Tech Ridge 
Triangle State 
University Hills 

Upper Boggy Creek 
UT 
Village at Western Oaks 
Walnut Creek Pioneer Hill 
West Austin NG 
West Congress 
West Oak Hill 
West University 
Westgate 
Westover Hills 
Whisper Valley 
Windsor Hills 
Windsor Park 
Windsor Road 
Wooten 
Zilker 



Why Are We Doing This? How Will it 
Inform the Code Update?

���21

Foundation for a New Place-Based System
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Compiled Into A Community Character Manual

 22© 2013 Opticos Design, Inc.  |
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REGULATING PLAN 
for the 

Lamar Blvd./Justin Lane TOD  
Station Area Plan (SAP)  

Austin, Texas 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Adopted: December 11, 2008 
Effective: March 1, 2009 
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Establish a System to be Applied to Future Planning Efforts
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Based on Type of Place, Desired Form, and Context
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Chapter 10-17: Traditional Neighborhood District Page 43
TABLE 17:   DEFINITIONS ILLUSTRATED (Continued)
This Table illustrates important concepts described in Chapter 17, Traditional Neighorhood District, and the Definitions provided in 
Section 10-14-005-0001.  

h. NEW COMMUNITY

i. INFILL COMMUNITY j. PRIVATE OUTDOOR LIVING AREA

k. BUILD-TO LINE

l. TRANSECT ZONES
Provide a Foundation for Initial Hierarchy of Intended Form

 24
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Implement Imagine Austin
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Understand what Compact and Connected Means !
for Different Places?



Initial Findings: Understanding the 
Different Types of Places in Austin

���27

Initial Categories of Different Types of Places
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Initial Findings / Types of Places

Natural Agricultural/Rural Developed
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Developed
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Developed places can be further broken down
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Developed places can be further broken down

Walkable Urban
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Developed places can be further broken down

TransitionalWalkable Urban
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Developed places can be further broken down

SuburbanTransitionalWalkable Urban
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Types of Urban Character:  Walkable Urban
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Types of Urban Character: Transitional
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Types of Urban Character: Suburban



We Need Your Help: “Community 
Character in a Box”

���33

Goal: To Ultimately Have Every Neighborhood Reporting Area Documemted







2
Initial Thoughts on Why the Code is So Dysfunctional?

Code Diagnosis: Initial Thoughts

���36



The Old Operating System:  
Seeing Austin Through a Use-Based Lens

���37

Hard Time Differentiating Different Places
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Current System Recognizes by Use Not Form or Context

 38

Central East AustinAllandale

Both are Single Family Use, but Very Different Forms & Contexts
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Current System Recognizes by Use Not Form or Context
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Strip MallNeighborhood Main Street

Both are Commercial Use, but Very Different Forms & Contexts



Do Not Effectively Regulate the Diverse, Complex Types of Places in Austin

Your Base Zones are an  
Ineffective System

���40
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Nearly 40% of City Requires Overlays 

 41

38%

1%1%
26%

4%

29%

Residential
Commercial
Special Purpose
Industrial
Other
Base Zone + Overlay(s)

Regulated with 

Overlays/

Combining 

Districts



Too Many Layers of Competing 
Regulations and Systems

���42

Impossible to Understand and Use - Often Conflicting
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Base Zone

The Response:  Add Layers of Regulations 
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Base Zone

Layer 1

+

The Response:  Add Layers of Regulations 
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Base Zone

Layer 1

+
Layer 2

+

The Response:  Add Layers of Regulations 
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Base Zone

Layer 1

+
Layer 2

+

Layer 3
+

The Response:  Add Layers of Regulations 
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Base Zone

Layer 1

+
Layer 2

+

Layer 3
+

Layer 4

+

The Response:  Add Layers of Regulations 
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Base Zone

Layer 1

+
Layer 2

+

Layer 3
+

Layer 4

+

The Response:  Add Layers of Regulations 

Many Added to  
Address  

Compatibility: 
Combining Districts 
Neighborhood Plans 

Compatibility  
Standards 

SubChapters E & F 
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Base Zone

Layer 1

+
Layer 2

+

Layer 3
+

Layer 4

+

The Response:  Add Layers of Regulations 

Never Fixed 
the Root of the 

Problem

Many Added to  
Address  

Compatibility: 
Combining Districts 
Neighborhood Plans 

Compatibility  
Standards 

SubChapters E & F 
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Base Zone

Layer 1

+
Layer 2

+

Layer 3
+

Layer 4

+

The Response:  Add Layers of Regulations 

Never Fixed 
the Root of the 

Problem

Typical: 
10-15% of regulations 
in overlays/combining

Typical: 
85-90% of regulations 
in base zones

Many Added to  
Address  

Compatibility: 
Combining Districts 
Neighborhood Plans 

Compatibility  
Standards 

SubChapters E & F 
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Base Zone

Layer 1

+
Layer 2

+

Layer 3
+

Layer 4

+

The Response:  Add Layers of Regulations 

Never Fixed 
the Root of the 

Problem

Typical: 
10-15% of regulations 
in overlays/combining

Typical: 
85-90% of regulations 
in base zones

Austin: 
40-50% of regulations 
in overlays/combining

Austin: 
50-60% of regulations 
in base zones

Many Added to  
Address  

Compatibility: 
Combining Districts 
Neighborhood Plans 

Compatibility  
Standards 

SubChapters E & F 



Limited Housing Choices (Less 
Affordability)

���44

Not Encouraging Missing Middle Housing
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MF Zones  Encouraging and Have Created This
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What is Missing Middle Housing?
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?
Single Unit 

Detached

Mid-Rise
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Buildings That are Between Single family Homes and Large Apartments
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Single Unit 

Detached

Mid-Rise

Missing Middle Housing Types

Duplex Triplex & 

Fourplex
Bungalow 

Court
Townhouse 

Rowhouse Live/Work Courtyard 

Apartment
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Austin’s Missing Middle Housing 
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Townhouses

Mansion ApartmentTriplex-Fourplex

Duplex



Organization is Unclear and Inconsistent

���49

Impossible to Understand and Use - Often Conflicting
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Somehow its Working, but There is a Better System



3
Success of Context-based approaches in Denver

Community Character Approach Applied

���51



Suburban Neighborhood Urban Edge Neighborhood Urban Neighborhood 

General Urban Neighborhood Urban Center Neighborhood Downtown Neighborhood 

Context-based Approach 



Context Based 



Context Based 



Curving Streets and 
Cul-de-sacs 

Urban Neighborhood Suburban Neighborhood Urban Edge Neighborhood 

Shopping Centers Shopettes Main Streets 

Mixed Street Pattern Grid and Alley 

Context Based 



General Urban Neighborhood Urban Center Neighborhood Downtown Neighborhood 

Main Streets 

High Pedestrian Activity Grid and Alleys 

Mixed Use Structured Parking 

Transit Hub 

Context Based 



Context Based 



Context Based 



Context Based 





3
Learning from Past Experience

Conclusion

���61
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Next Steps

 62

1. Listening to the Community Report: March 2014 
2. Community Character Manual: March 2014 
3. Code Diagnosis:  April 2014 
4. Code Structure Alternatives: May 2014 
5. Annotated Outline: June 2014 
6. Public meetings:  Throughout the next 6 months

http://austintexas.gov/event/code-next-listening-sessions
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http://austintexas.gov/event/code-next-listening-sessions




